
 

 
File No. PDA-057-16-RDM 

Note: Replacement resolution was handed out at June 1, 2016 P.C. Meeting. 

All text changes are underlined. 

To: City of St. Louis Planning Commission 
 

From: Don Roe, Director 
 

Subject:  Chapter 99 Blighting Study and Redevelopment Plan 
 (400-421 S. 9th St./815R-909 Poplar St. Redevelopment Area) 

 LCRA Plan #2103 

 

Date: June 1, 2016 
 

Summary 

 
Submittal: Chapter 99 Blighting Study and 
Redevelopment Plan for Planning Commission 
review and recommendation. 
 
Site: Approximately 2.92-acre area -- consisting 
of 4 parcels -- generally bounded by Spruce St., 
8th St., Interstate 64 and 10th St. in the 
Downtown neighborhood. 
 
Existing Use: 3 surface parking lots and 1 
vacant lot. 
 
Proposal: Development of Cupples X, a new 
$42 million, 120,000-square foot, mixed-use 
building, consisting of office space, retail space 
and an interior event space, as well as an exterior 
event space and 94 parking spaces. 
 
Prospective Developer: Cupples X Developer, 
Inc. (The Koman Group). 
 
Eminent Domain: Redevelopment Plan provides for the use of eminent domain. Redevelopment Plan states that 
LCRA may acquire air rights or other easements in the Redevelopment Area by the exercise of eminent domain. 
 
Support Letters: Supported by Alderman John Coatar (7th Ward).  
 
 

Recommended Action 

 
That the Planning Commission finds the Chapter 99 Blighting Study and Redevelopment Plan for the 400-421 S. 
9th St./815R-909 Poplar St. Redevelopment Area to be recommended declared as blighted and the proposed 
Redevelopment Plan to be in conformity with the City’s Strategic Land Use Plan and recommends approval to 
the City’s Board of Aldermen. 



 

 
 

1.0 Background 
 

• The 400-421 S. 9th St./815R-909 Poplar St. Redevelopment Area is generally bounded by Spruce St., 8th 
St., Interstate 64 and 10th St. in the Downtown neighborhood. The approximately 2.92-acre site includes 
four parcels. A small portion of the site (the 421 S. 9th St. parcel) is located within the boundaries of the 
Cupples Station Historic District, which is listed on the National Register of Historic Places. The attached 
LCRA Fact Sheet summarizes this proposed Chapter 99 Blighting Study and Redevelopment Plan. (See 
Exhibit “A”.) 

 

• The existing uses include three surface parking lots and one vacant lot. Two of the three parking lots 
serve the guests and visitors of The Westin St. Louis, 811 Spruce St., an adjacent hotel. The third parking 
lot serves the occupants and visitors of Cupples 9, 900 Spruce St., an adjacent mixed-use building. The 
vacant lot may be used at times by Bi-State Development Agency for the maintenance of its adjacent 
MetroLink route. Photos of the Redevelopment Area are included in Exhibit “D”. 

 

• Based on PDA staff’s visual survey, the Redevelopment Area is in fair condition. The three parking lots 
and vacant lot appear to be in relatively good condition. However, the Redevelopment Area is an 
economically under-utilized site, as no buildings are present. The Redevelopment Area is in fair 
condition, according to the Redevelopment Plan. (A copy of the complete Redevelopment Plan, which 
was prepared by St. Louis Development Corporation (SLDC) staff, is attached as Exhibit “B”.) The 
Redevelopment Plan’s Blighting Report includes the following comment for each of the four parcels in 
the Redevelopment Area: 

o “The property consists of vacant lots which are significantly deteriorated. They drag down the 
value of surrounding properties and would take significant investment to construct new buildings 
brought up to code. The presence of an unimproved parcel at such a critical location (in extremely 
close proximity to Busch Stadium, a key asset) can detract from investment. The subject property 
represents a lost opportunity to generate taxes.” 

 

• The Redevelopment Area’s adjacent properties primarily include a variety of land uses and 
transportation-related uses. The land uses include The Westin St. Louis, 811 Spruce St., an upscale hotel; 
Busch Stadium, 700 Clark Ave.; Cupples 9, 900 Spruce St., a mixed-use building; other Cupples Station 
buildings, which have been renovated and converted to new uses from their original warehouse use; and 
surface parking lots. The transportation-related uses include the MetroLink tracks for Metro’s Red and 
Blue Lines; MetroLink’s Stadium Station, 400 S. 8th St.; Interstate 64, which is elevated at this point; and 
an exit ramp from westbound Interstate 64. Photos of adjacent properties are included in Exhibit “D”. 

 

• The Redevelopment Plan proposes the development of Cupples X, a new $42 million, four-story, 
120,000-square foot, mixed-use building. The four-story building would include office space, a limited 
amount of retail space and an interior event space, as well as an exterior event space and 94 parking 
spaces (most of which would be surface parking spaces). The development project is targeting technology 
firms as office space tenants by providing an attractive workplace environment suitable to their needs and 
desires. The building is proposed to be built along Spruce St., between 9th St. and 8th St., although some 
details need to be finalized. Architectural renderings of the proposed building are attached as Exhibit “C”.  

 

• The prospective developer is Cupples X Developer, Inc., which is affiliated with The Koman Group, a 
real estate developer. The firm’s headquarters is in the adjacent Cupples 9, 900 Spruce St., a mixed-use 
building that it converted from a warehouse building a few years ago and that it currently owns and 
manages. 

 

• The Redevelopment Plan’s Sustainability Impact Statement reports that this development project will 
meet 32 objectives of the Sustainability Plan. 



 

 

• The Redevelopment Plan provides for the use of eminent domain. The Redevelopment Plan states: “The 
LCRA may acquire air rights or other easements in the Area by the exercise of eminent domain.” As 
explained by a representative of the prospective developer: “…we have requested eminent domain of non-
fee simple “air-rights” interests. There are some ancient air-rights that traverse the project from the old 
train line days…we are trying to identify a signatory to quit claim those rights as they have no value 
without ownership of the adjacent parcels, but may have to use eminent domain to clean up title if no 
party with authority can be identified.” It does provide for the use of up to 25 years of tax abatement. 
 

• The Redevelopment Plan is supported by Alderman John Coatar (7th Ward), who introduced Board Bill 
#27 (the proposed Chapter 99 Blighting Study and Redevelopment Plan for the 400-421 S. 9th St./815R-
909 Poplar St. Redevelopment Area) at the Board of Aldermen on April 29, 2016. No aldermanic support 
letter is available. 

         
 

2.0 Comments 
 
The City’s Strategic Land Use Plan designates the 
entire Redevelopment Area -- as well as much of 
the adjacent area -- as a Specialty Mixed Use Area 
(SMUA). 
 
The SMUA Strategic Land Use Category is 
defined as: “Areas like Downtown St. Louis where 

it is intended that a unique mix of uses be 

preserved and developed.” 
 
The proposed $42 million mixed-use development 
project -- a 120,000-square foot building, 
consisting of office space, retail space and an 
interior event space, as well as an exterior event 
space and 94 parking spaces -- matches the intent 
of the SMUA Special Use Category, which states 
that “a unique mix of uses be preserved and 
developed”. The construction of a mixed-use 
building, with a variety of amenities for its 
occupants, located near the MetroLink’s Stadium 
Station meets the criteria for a SMUA Strategic 
Land Use Category. Thus, the proposed 
Redevelopment Plan is in conformity with the 
Specialty Mixed Use Area. 
 
 
 

2.1 Public Input 
 

The Board of Aldermen’s Housing, Urban Development and Zoning (HUDZ) Committee conducted a 
public hearing on May 18, 2016 regarding the proposed Chapter 99 Blighting Study and Redevelopment 
Plan for the 400-421 S. 9th St./815R-909 Poplar St. Redevelopment Area (Board Bill #27) as part of the 
legislative process. Following discussion of some concerns regarding the Redevelopment Plan -- primarily 
centered on the length of tax abatement and the proposed building’s impact on existing office buildings in 
Downtown -- the HUDZ Committee didn’t take a vote on Board Bill #27, but it may continue its discussion 
at a future meeting. 



 

 

 2.2 Previous Commission Action 
 

None. 
 

 2.3 Requested Action 
 

City of St. Louis Ordinance #64687, Section 8, Sub-Paragraphs 6 and 8 require that all Chapter 99, 100 and 
353 Blighting Studies and Redevelopment Plans be submitted to the Planning Commission for its 
recommendation as to conformity with the City's Comprehensive Plan and any applicable Neighborhood 
Plan. 

 
 

 

Requested Recommendation 
 
That the Planning Commission finds the Chapter 99 Blighting Study and Redevelopment Plan for the 400-421 S. 
9th St./815R-909 Poplar St. Redevelopment Area to be recommended declared as blighted and the proposed 
Redevelopment Plan to be in conformity with the City’s Strategic Land Use Plan and recommends approval to 
the City’s Board of Aldermen. 
 

 
NOW, THEREFORE, BE IT RESOLVED BY THE CITY OF ST. LOUIS PLANNING COMMISSION 
AS FOLLOWS: 
 

1. The Chapter 99 Blighting Study and Redevelopment Plan for the 400-421 S. 9th St./815R-909 Poplar St. 
Redevelopment Area is hereby found to be recommended declared as blighted and the proposed 
Redevelopment Plan is in conformity with the City’s Strategic Land Use Plan and is recommended for 
approval to the City’s Board of Aldermen. 

 
2. The Director of the Planning and Urban Design Agency is hereby directed to notify the Board of 

Aldermen of its recommendation. 

 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 

Exhibit “D” 
 

Photos of 
400-421 S. 9th St./815R-909 Poplar St. Redevelopment Area 

 
 

  
 

1) Redevelopment Area 

Parking lot, 400 S. 9th St. 

(Looking southward) 

 

 

2) Redevelopment Area 

Parking lot, 400 S. 9th St. 

(Looking eastward) 

  
 

3) Redevelopment Area 

2 parking lots, 400 S. 9th St. & 815R Poplar St. 

(Looking northward) 

 

 

4) Redevelopment Area 

Parking lot, 815R Poplar St. 

(Looking northeastward) 
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Exhibit “D” 
 

Photos of 
400-421 S. 9th St./815R-909 Poplar St. Redevelopment Area 

 
 

  
 

5) Redevelopment Area 

Parking lot, 421 S. 9th St. 

(Looking westward) 

 

 

6) Redevelopment Area 

Vacant lot, 909 Poplar St. 

(Looking westward) 

 

  
 

7) Adjacent properties 

MetroLink’s Stadium Station, 400 S. 8th St. 

(Looking northward) 

 

 

8) Adjacent properties 

Busch Stadium, 700 Clark Ave. 

(Looking eastward) 
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Exhibit “D” 
 

Photos of 
400-421 S. 9th St./815R-909 Poplar St. Redevelopment Area 

 
 

  
 

9) Adjacent properties 

Interstate 64 (elevated) 

(Looking southward) 

 

 

10) Adjacent properties 

MetroLink tracks 

(Looking northeastward) 

  
 

11) Adjacent properties 

Cupples 9, 900 Spruce St. 

(Looking westward) 

 

 

12) Adjacent properties 

Cupples Station buildings 

(Looking westward) 
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